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I. PROJECT DESCRIPTION

The 6,250 square-foot site is currently developed with a single family dwelling and detached
barn. There is also an “as-built” driveway on the lot. The project proposes demolition of the
existing barn and an exterior bathtub, with associated utilities, and construction of a new detached
two-car garage with attached storage and laundry facilities, as well as an Accessory Dwelling
Unit atop the proposed garage and storage. The project includes abatement of all violations listed
in ZIR2016-00573.

The discretionary applications under the jurisdiction of the Staff Hearing Officer required for this
project are:

1. Interior Setback Modification to allow the construction of accessory storage space at the
rear of the proposed garage, within the required 6’-0” interior residential setback (SBMC
Table 30.20.030.B and SBMC §30.250.030.B).

2. Accessory Square Footage Modification to allow the overall development on the lot to
exceed the maximum 1,300 square feet of detached accessory space on a lot of this size
developed with single family residential units, and for the proposed detached accessory
building to exceed 1,250 square feet (net) in size (SBMC §30.140.020.J and SBMC
§30.250.030.B).

The Environmental Analyst has determined that the project is exempt from further environmental
review pursuant to the California Environmental Quality Act Guidelines Section 15303 (New
Construction or Conversion of Small Structures) and 15305 (Minor Alterations in Land Use
Limitations).

Please reference Exhibit A, Project Plans, and Exhibit B, Applicant Letter, for additional project
details.
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II. RECOMMENDATION

Staff recommends that the Staff Hearing Officer approve the project, subject to the findings and
conditions in Section V of this report.

III. SITE INFORMATION AND PROJECT STATISTICS

A. SITE INFORMATION

Applicant: Karl Kras Property Owner: James Schwan
Parcel Number: 031-102-004 Lot Area: 6,250 sq. ft.
General Plan: Medium High Density Zoning: R-M (Residential Multi-Unit)

Residential (15-27 DU/Acre)
Existing Use: Single Family Residential =~ Topography: 8%
Adjacent Land Uses:

North — R-M; 805 N. Quarantina Street — Religious Institution (2-story)

East — R-M; Parcel Number 031-102-003 (no address) — Vacant

South — R-M; 622 E. De La Guerra Street — Multi-Unit Residential (1-story)
West — R-M; 627 E. De La Guerra Street — Single Family Residential (2-story)

B. PROJECT STATISTICS

Existing Proposed
1,145 sq. ft. (net)

(Note: This does not include the 860 sq.

Living Area ft. (net) unfinished basement that is 1,145 sq. ft. (net)*™*

entirely under 4’-0” tall from finished
grade, per SBMC 30.20.030.A.2.a)

600 sq. ft. (net)***
(Note: This includes the storage at

Garage - oo
the rear of the garage described in
Section IV of this report.)
Detached 326 sq. ft. (net)* 270 sq. ft. (net)***

Accessory Space

Accessory

- ok %
Dwelling Unit 800 sq. ft. (net)

. ** = no change
* = proposed for demolition 5

*#* = modification requested
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C. PROPOSED LOT AREA COVERAGE
Building 2,275 sq. ft. (36.40%)
Hardscape 1,120 sq. ft. (17.92%)
Landscape 2,855 sq. ft. (45.68%)

D. FLOOR-AREA RATIO (FAR)

Maximum Guideline FAR: .442 (2,763 square feet (net)) (1,200 + [0.25 x lot size])
Existing FAR: .219 (1,370 square feet (net)); 50% of the guideline maximum
Proposed FAR: .450 (2,815 square feet (net)); 102% of the guideline maximum

IV.  DISCUSSION

The proposed project includes demolition of an existing barn and construction of a new detached
two-car garage, storage and laundry accessory space attached to the garage (detached from the
main residence), and an Accessory Dwelling Unit atop the new garage and storage space. The
subject lots fronts both E. De La Guerra Street and Pico Avenue; all proposed work would face
Pico Avenue.

A. Design Review

This project, as presented, is exempt from design review by the Single Family Design Board.
Previously, the project description included a second residential unit, in lieu of the now proposed
Accessory Dwelling Unit, which required design review under the purview of the Architectural
Board of Review (ABR).

The ABR reviewed the project on June 4, 2018 and June 18, 2018. At the first hearing, the ABR
supported the overall mass, bulk, and scale of the proposed project for the neighborhood (pending
additional photo documentation, which the applicant provided at the second meeting), and their
comments focused on architectural details rather than the proposed amount of development on
the lot.

See Exhibit C for the full ABR minutes.

B. Zoning and Building Violations

ZIR2001-00239 notes that unpermitted laundry hook-ups and a sink is located in the barn; the
barn’s demolition is included in this project, thus, the violation would be abated. Additionally,
Zoning staff observed an unpermitted exterior bath tub and utilities on-site. Removal of the
bathtub and utilities is also included in this project. The property would have no further
outstanding documented violations.

C. Open Yard

Open yard of at least 1,250 square feet with minimum dimensions of 20°-0” x 20°-0” is required
for lots developed with a single family residence. However, the Santa Barbara Municipal Code
allows for a reduced open yard requirement to accommodate construction of a detached
Accessory Dwelling Unit, such as the one included in the subject application. For a lot of this
size, 800 square feet of open yard, with minimum dimensions of 15’-0” x 15’-0”, is required.
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1,215 square feet of open yard area is proposed, between the existing residence and the proposed
accessory building, with 940 square feet of that area meeting the minimum dimension
requirements. An open yard modification is not required for the subject project.

D. Modification Request and Required Findings

The applicant is requesting an interior setback modification to allow construction of storage at
the rear of a proposed garage in the residential setback and an accessory space modification to
allow the proposed development to exceed the maximum allowable accessory space on the lot.
Per SBMC Section 30.250.060.F, the Staff Hearing Officer is required to make the following
findings to approve the requested modification.

1. The Modification is consistent with the general purposes of this Title or the specific
purposes of the zoning district in which the project is located; and

2. The Modification is necessary to accomplish any one of the following:
a. Secure an appropriate improvement on a lot; or

b. Prevent unreasonable hardship due to the physical characteristics of the
site or development, or other circumstances, including, but not limited to,
topography, noise exposure, irregular property boundaries, proximity to
creeks, or other unusual circumstance; or

c. Result in development that is generally consistent with existing patterns
of development for the neighborhood, or will promote uniformity of
improvement to existing structures on the site; or

d. Construct a housing development containing affordable residential units
rented or owned and occupied in the manner provided for in the City's
Affordable Housing Policies and Procedures

Interior Setback Modification

The proposed garage is subject to a 3’-0” interior setback in the R-M zone in lieu of the residential
6’-0” interior setback; however, the reduced interior setback is allowed for buildings, or portions
of buildings, containing covered parking only. Portions of the building that exceed the minimum
square footage required by the Transportation Planning Access and Parking Design Standards
(20’-0” x 20’-0” interior dimensions) must use the residential 6’-0’ interior setback (SBMC
§30.20.030.B). The proposed garage includes a 25°-0 exterior depth, the interior depth would
measure approximately 23°-6”. While the area is meant to accommodate the current property
owner’s large vehicles, it could also be used for storage, such as trash and recycling bins, as
indicated on the submitted floor plans.

Transportation staff reviewed the proposed garage and noted the following on May 25, 2018:

Transportation is generally neutral on the size of garages being [greater than] 20’ x
20’. The trash and recycling is [acceptable] within the garage if it remains outside
of the 20’ x 20’ area. The dimensions of the garage are within range of other
oversized garages...permitted in the past.
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Zoning staff have reviewed the proposal and support the storage at the rear of the garage in order
to continue the proposed building line of the garage. Storage in a garage is also an appropriate
improvement on the lot. Further, the extra space located in the residential setback would provide
approximately 10.5 square feet (net) of additional garage/storage space, with no openings within
the setback. The square footage is negligible when considering the overall development on the
lot, and staff do not anticipate privacy impacts for the most adjacent neighbor (when that vacant
lot is developed).

Accessory Space Modification

The subject lot measures approximately 6,250 square feet, meaning it has an allowable 1,300
square feet (net) of detached accessory space, including an Accessory Dwelling Unit and garage
(SBMC §30.140.020.J.1). In total, 1,670 square feet (net) is planned within the proposed
building, only 1,250 square feet (net) is allowable in one building by-right (SBMC
§30.140.020.J.3).

The proposed building would include a two-car garage to serve the existing residential unit,
storage at the rear of the garage, a laundry and storage area to the side of the garage, and an
Accessory Dwelling Unit atop the ground floor.

The proposed Accessory Dwelling Unit would be exactly 800 square feet, the maximum size
allowable on a lot of this size (SBMC §30.185.040.K). The garage would provide conforming
parking for the existing residential unit (no parking is required for the proposed Accessory
Dwelling Unit, SBMC §30.185.040.R) and appropriate storage for trash receptacles at the rear
of the covered parking area. Finally, a proposed laundry and storage area is proposed at the side
of the garage. The plans show large tool boxes, meant to serve the applicant’s hobbies and
business (although, no commercial work currently occurs or would occur on-site), laundry
facilities meant to be shared by the existing residential unit and proposed Accessory Dwelling
Unit, as well a mechanical shed for the new Accessory Dwelling Unit. Since the subject lot is
zoned R-M, the floor-to-lot area ratio (FAR) is only a guideline in this case and not directly
enforceable by Zoning staff; however, on lots developed with single family residences, it can be
used as a guideline for appropriate levels of development. Including the existing residential unit
and all proposed development, the total FAR would be 102% of the maximum guideline for a lot
of this size, exceeding the guideline by 52 square feet.

Zoning staff is supportive of the proposed uses; however, reducing the proposed square footage
of development on the site to meet the maximum guideline FAR would be preferred. A suggested
condition of approval for the Staff Hearing Officer’s review is included in Section V of this report
to limit development on the lot to 100% of the maximum guideline FAR to allow an appropriate
amount of development on the size for the lot, and no more. With either 100% or 102% of the
maximum guideline FAR development on the lot, a modification would be required for the
amount of accessory space proposed on the site, and within the proposed building itself. Given
that the Architectural Board of Review previously reviewed the project and had no neighborhood
compatibility concerns in regards to the size, bulk, and scale, and the development would provide
appropriate uses on the lot, staff is supportive of the proposed modification request, with the
suggested condition of approval.
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E. Environmental Review

According to the City’s Master Environmental Assessment Report the project is located in an
archaeological sensitivity overlay area. As such, the applicant submitted a Phase 1 archaeological
report for the Historic Landmarks Commission’s (HLC) review. The HLC accepted the report on
September 19, 2018. Staff included standard conditions of approval related to archaeological
monitoring and the unlikely discovery of archaeological artifacts in Section V of this staff report,
consistent with the recommendations of the archaeological report. Staff did not require any
further technical reports for environmental review purposes. Since more than 500 square feet of
new replaced impervious surfaces is anticipated, the project is subject to Storm Water
Management Plan (SWMP) Tier 2 best management practices.

Staff finds the scope of the entire proposed project exempt from the California Environmental
Quality Act (CEQA) under categorical exemption 15303 (New Construction or Conversion of
Small Structures) and 15305 (Minor Alterations in Land Use Limitations).

FINDINGS AND CONDITIONS
The Staff Hearing Officer finds that:

1. The Interior Setback Modification is consistent with the purposes and intent of the
Zoning Ordinance and is necessary to secure an appropriate improvement on the lot
(storage at the rear of a proposed garage, outside covered parking areas). The
proposed storage at the rear of the proposed garage would provide additional storage
and space for the current property owner’s large vehicles, but not provide enough
space in the setback for any future property owner to necessarily conduct a use other
than storage or covered parking within the setback. The proposal does not include
windows or openings of any kind within the residential setback, limiting any privacy
concerns for the currently vacant adjacent lot once it is developed.

2. The Accessory Space Modification is consistent with the purposes and intent of the
Zoning Ordinance and is necessary to secure an appropriate improvement on the lot.
The proposed detached accessory building would be comprised of a series of
appropriate uses to a lot developed with a single family residence: covered parking to
serve the residence, accessory storage space, laundry facilities, and an Accessory
Dwelling Unit that is consistent with the City’s Zoning Ordinance. The development
on the site, including the existing and proposed structures, would be at the maximum
guideline floor-to-lot area ratio for a lot of this size, indicating that the subject lot can
accommodate development of this scale.

Said approvals are subject to the following conditions:
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Exhibits:

1.

Archaeological Monitoring Contract. Submit a contract with an archaeologist from
the most current City Qualified Archaeologists List for monitoring during all ground-
disturbing activities associated with the project, including, but not limited to, grading,
excavation, trenching vegetation or paving removal and ground clearance in the areas
identified in the Phase 1 Archaeological Resources Report prepared for this site by
Allison Jaqua, M.A., dated August 21, 2018. The contract shall be subject to the
review and approval of the Environmental Analyst.

The archaeologist’s monitoring contract shall include the provisions identified in
condition 2 “Requirement for Archaeological Resources” below.

Requirement for Archaeological Resources. The following information shall be
printed on the grading plans (site plan):

If archaeological resources are encountered or suspected, work shall be halted or
redirected immediately and the Planning Division shall be notified. The archaeologist
shall assess the nature, extent, and significance of any discoveries and develop
appropriate management recommendations for archaeological resource treatment,
which may include, but are not limited to, redirection of grading and/or excavation
activities, consultation and/or monitoring with a Barbarefio Chumash representative
from the most current City Qualified Barbarefio Chumash Site Monitors List, etc.

If the discovery consists of possible human remains, the Santa Barbara County
Coroner shall be contacted immediately. If the Coroner determines that the remains
are Native American, the Coroner shall contact the California Native American
Heritage Commission. A Barbarefio Chumash representative from the most current
City Qualified Barbarefio Chumash Site Monitors List shall be retained to monitor all
further subsurface disturbance in the area of the find. Work in the area may only
proceed after the Planning Division grants authorization.

If the discovery consists of possible prehistoric or Native American artifacts or
materials, a Barbarefio Chumash representative from the most current City Qualified
Barbarenio Chumash Site Monitors List shall be retained to monitor all further
subsurface disturbance in the area of the find. Work in the area may only proceed
after the Planning Division grants authorization.

Floor-to-Lot Area Ratio. The proposed development shall be reduced to meet the
maximum 100% guideline floor-to-lot area ratio (FAR) for a lot of this zone, size, and
slope, for a total of 2,763 square feet (net) maximum, consistent with SBMC Table
30.20.030.A.

A. Site Plan (under separate cover)
B. Applicant's letter, dated September 4, 2018
C. ABR Minutes, dated June 4, 2018 and June 18, 2018
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Contact/Case Planner: Stephanie Swanson, Assistant Planner
(SSwanson@SantaBarbaraCA.gov)

630 Garden Street, Santa Barbara, CA 93101

Phone: (805) 564-5470 x4569




City of Santa Barbara
California

*** SEPARATELY DISTRIBUTED EXHIBIT A ***

Exhibit A: The exhibit for this Staff Report has been distributed separately.
A copy of the site plan is available for viewing at the Planning
and Zoning Counter located at 630 Garden Street,
Santa Barbara, CA between the hours of 8:30 a.m. and 4:30 p.m.,
Monday through Thursday, and every other Friday.

Please check the City Calendar at www.SantaBarbaraCA.gov to
verify closure dates.

EXHIBIT A


http://www.santabarbaraca.gov/
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